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The Comprehensive Planning Committee of the City of Raleigh met in regular session on Wednesday, September 29, 2010 at 1:00 p.m. in the City Council Chamber, Raleigh Municipal Building, 222 West Hargett Street, Avery C. Upchurch Government Complex, Raleigh, North Carolina, with the following present:
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Chairman McFarlane called the meeting to order at 1:11 p.m.
Item #09-14 – Z-11-10 – Hillsborough Street Conditional Use
Planner Elizabeth Alley presented this item, referring to the following information that was contained in the agenda packet:


This site is located on the south side of Hillsborough Street, between Park Avenue and Morgan Street, extending southerly to Wakefield Drive and Tryon Hill Road.  The subject property consists of multiple lots, 6.67 acres in area and currently zoned Residential-20, Office and Institution-2, Buffer Commercial, Neighborhood Business and Industrial-2.  The request is to rezone these 6.67 acres to Industrial-2 Conditional Use with Pedestrian Business Overlay District.  A summary of the zoning conditions associated with this case are as follows:

♦
Prohibit industrial uses

♦
Require active uses for a percentage of ground floor facades

♦
Screening of parking lighting

♦
Restrictions on massing and bulk

♦
Maximum number of residential units

♦
Minimum square footage commercial/office use

♦
Required open space and conditionally required pedestrian path

♦
Prohibit bar, tavern, nightclub and lounge when adjacent to certain residential parcels

♦
Limitation on building height 

♦
Requirement for minimum setbacks and stepbacks, landscape screening

♦
Dedication of transit easements

♦
Maximum number of curb cuts for parcel west of Wakefield Ave

♦
Prohibit drive through uses 

The rezoning request is consistent with identified policies in the 2030 Comprehensive Plan and land use guidance in the 1989 Comprehensive Plan.

The Planning Commission recommended approval of this request (7-1 vote), finding that the rezoning was reasonable, compatible with surrounding properties and in the public interest.  The Commission's stated reasons were associated with Comprehensive Plan consistency, zoning conditions which mitigate impacts on surrounding properties and the possibility for stimulating redevelopment in this area of the City.

The applicant has until October 6, 2010 to submit revised zoning conditions.
Ms. Alley showed slides illustrating the boundaries and various zoning districts surrounding the subject area, and a slide comparing the potential land uses for the site:
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Prohibits drive-through uses

Ms. Alley explained this site is shown as "white space" in the 2030 Comprehensive Plan.  "White space" does not have a designated land use category on the Future Land Use Map in the Comprehensive Plan and is designated as a special study area.  As such, land use guidance in this case comes from the previous Comprehensive Plan.  She reviewed some of the conditions of this case presented by the applicant and used slides to illustrate them.  The applicant categorized the conditions in the application as Prohibited Uses, Mixed Use Development and Pedestrian Orientation, Open Space, and Transitions.
Staff distributed copies of Section 10-2055(f)(2) of the Raleigh City Code, which describes the Streetscape and Parking Plan (SSP Plan) requirement for Pedestrian Business Overlay Districts (PBODs).  There is a minimum of 12 elements that must be included in the SSP.  Mr. Stephenson said some of the elements he found clearly in the application/conditions, but some he did not, and he reviewed each of them individual with Ms. Alley so she could point out to him where they were in the plan.  Mr. Stephenson's main concern pertained to element i, which reads "location and arrangement of public off-site and off-street parking lots and a plan for providing adequate public off-site and off-street vehicle and bicycle parking for the Overlay District."  He said he had two conversations with the applicant regarding whether or not there is off-street public parking and if there is, whether it would be for the project's active uses, not residents.  Mr. Stephenson stated he would expect to see the location, arrangement and plan for that, but he does not see it.  Ms. Alley replied there are prohibitions regarding placement and conditions regarding screening; however, there is no graphic illustration where parking would be located.

Ted Van Dyk, New City Design Group, 1304 Hillsborough Street, Raleigh, NC  27605-1827 – Mr. Van Dyk, representing the applicant, stated Ms. Alley did a good job discussing the conditions.  After a community meeting with the residents of Cameron Park, the applicant revised the conditions to offer additional controls and tweaks to the plan.  There are concerns regarding open space east of Ashe Avenue.  The applicant's early conditions specified 10% private open space in the form of balconies, patios, etc. for residents' use.  Should Whitley Street be closed, the applicant proposes an additional 10% open space that will be publicly accessible in the form of lawns, greens, planted areas, pathways and plazas.
Chairman McFarlane pointed out that is the opposite of what is contained in the agenda packet.  Mr. Van Dyk explained the early conditions, including this particular one, had undergone several changes, and now it has been returned to the original language of the early condition.

Mr. Van Dyk noted that if Whitley Street is closed, the applicant will offer a pedestrian walkway connecting Morgan Street to Ashe Avenue.  The walkway would include a minimum 8 foot wide sidewalk in a landscaped green corridor with an average width of 20 feet, which would be part of the publicly accessible open space.
Mr. Van Dyk said the building massing on the east side of Ashe Avenue was a concern to the neighbors.  The applicant has included private space conditions, public space conditions, and conditions (i) and (j) to address building massing.  Condition (i) limits development on the site area east of Ashe Avenue to a minimum of three buildings with a building footprint of any single building not to exceed 50% of the total site area east of Ashe Avenue.  Condition (j) limits residential development on the site area east of Ashe Avenue to 285 dwelling units, a minimum of 9,500 square feet floor area gross of retail, and a maximum of 20,000 square feet floor area gross of street level retail sales/commercial uses (other than parking facilities).
Attorney Mack Paul, also representing the applicant, distributed copies of the revised unsigned conditions.  He said Mr. Stephenson had questions regarding transportation and suggested that Transportation Services Manager Eric Lamb answer them at this time.
Mr. Stephenson said one of the main concerns expressed by the surrounding stakeholders is what the traffic impacts will be.  Preliminary analysis does not show how traffic will be distributed around the site.  Usually, the City would request that the applicant perform a traffic impact analysis (TIA) as part of the rezoning request so Council could get a clear understanding of where trips will be going and an understanding of whether, under City of Raleigh policy, trips will require the applicant to increase the through capacity for Ashe Avenue, Hillsborough Street and Morgan Street.  Mr. Stephenson suggested that a TIA be performed now with a best estimate of where the entrances and exits to the project would be or, if the applicant is willing, include a condition that if a TIA done at the time of site plan review reveals a need to increase capacity on any of those three streets, not including any other development that happens in the meantime, the applicant will address the project so a capacity increase would not be required on Ashe Avenue, Hillsborough Street or Morgan Street.  He asked what the rules are by which the Transportation Department would look at the TIA and determine that the TIA indicates a need for changes to capacity.
Transportation Services Manager Eric Lamb stated the City Code was amended earlier this year with respect to requiring all new rezoning cases to have a trip generation assessment done for a baseline measurement between the base zoning and proposed zoning.  This is the first step in a TIA.  After the first assessment to determine the differential in traffic, Transportation staff asked Planning staff if the baseline assumption was accurate for the existing zoning.  The delta (differential) between base zoning and proposed zoning changed significantly.  There is no value to requiring an additional TIA as part of rezoning discussions.  The traffic impact would be determined as part of the site plan process once staff knows the square footage of the buildings and the uses the site would entail.  Staff's position is that they could have the applicant perform a TIA now, but it is not necessarily germane to the change in land use.  With respect to asking the applicant to include a condition regarding traffic, if staff determines during the site plan approval process that a TIA is warranted, and if it is determined there is a traffic impact and/or that there is an increase in trips and a deficiency relative to the system, there is a provision in the City Code that allows for degrading of an intersection.  If it went beyond the intersection degrading approach, the applicant would look at how the traffic impact could be mitigated, such as a change in signal timing, construction of extra lanes, etc.  Hillsborough Street is a major thoroughfare and the normal standard for a major thoroughfare is two lanes in each direction.  Morgan Street is a major thoroughfare, but will probably become a minor thoroughfare with one lane in each direction.  Ashe Avenue is a collector street, with one lane in each direction and on-street parking.  It probably does not meet the width standard.  It needs to meet the right-of-way standard, but that does not necessarily entail widening of the street.  When the applicant submits a site plan for this project, staff anticipates a full TIA as part of the site plan approval process.  If it is determined there is a deficiency in the network, the applicant is faced with two choices:  either determine mitigations that are mutually acceptable to the applicant and the City, or scale back the project impact to reduce the traffic impact.  Mr. Lamb said requesting a traffic condition would not hurt.  Mr. Stephenson proposed requesting a condition that anything above street level E would trigger a requirement for mitigation.
Deputy City Attorney Ira Botvinick reminded the Committee members that site plan standards may change in the future.  Administration will need standards; they cannot rule on objective standards.  A site plan for redevelopment may be done en masse or for a portion of a block.  A small redevelopment project may have a small traffic impact that does not require mitigation, but collectively these small projects may result in the last small redevelopment project bearing the brunt of mitigating the cumulative traffic impact.  Brief discussion took place regarding traffic impacts and analysis.
Mr. Van Dyk highlighted the conditions the applicant negotiated with the surrounding neighborhoods yesterday:

(d)
9,500 square foot minimum gross floor area for retail collectively for Morgan Street, Tryon Hill Drive and the east side of Wakefield Avenue.
(i)
No less than three buildings for development on the site area east of Ashe Avenue.  No building shall exceed 50% of the total site area east of Ashe Avenue.
(k)
No less than two buildings for development on the site area west of Ashe Avenue.  No building shall exceed 65% of the total site area west of Ashe Avenue.

(l)
Residential development on the site area west of Ashe Avenue shall not exceed 175 dwelling units.  Development on the site area west of Ashe Avenue shall have a minimum of 4,000 square feet floor area gross of street level retail sales/commercial uses (other than parking facilities).  No single retail tenant space may exceed 20,000 square feet floor area gross.

(n)
Open space.  A pedestrian way connecting Ashe Avenue and West Morgan Street shall be constructed and maintained, with a minimum average width of 20 feet, inclusive of a paved sidewalk a minimum of eight feet in width.

(o)
A minimum of 10% of site area east of Ashe Avenue will be private open space for use by the residents, such as balconies, courtyards, roof decks and pool areas.  If Whitley Street is closed, an additional 10% of the site area east of Ashe Avenue will be open space accessible by the public, including but not limited to lawns, greens, planted areas, pathways and plazas.

(p)
A minimum of 5% of the site area west of Ashe Avenue will be private open space for use by residents, such as balconies, courtyards, roof decks and pool areas.  An additional 5% of the site area west of Ashe Avenue will be open space accessible by the public, including but not limited to lawns, greens, planted areas, pathways and plazas.  This condition is part of the case and there are no contingencies.
(w)
No special use permit for outdoor amplified entertainment shall be issued for any use developed within the site area west of Ashe Avenue.
Chairman McFarlane asked about the alignment of Park Avenue.  Mr. Van Dyk showed a slide of the streets in this area and said the Cameron Park neighbors suggested that Park Avenue be reworked to join Hillsborough Street at a 90-degree angle.  The applicant wants drivers to be able to make a left-hand turn onto Park Avenue.

Discussion took place regarding open space, the definition of "public," and the language in conditions (o) and (p).  The Committee members and Deputy City Attorney made the following suggestions:  (1) add the word "general" before the word "public" in conditions (o) and (p); (2) change "including but not limited to lawns, greens, planted areas, pathways and plazas" in conditions (o) and (p) to "including at a minimum lawns, greens, play areas, planted areas, pathways, plazas or other similar areas."
Ron Aycock, 1200 Park Drive, Raleigh, NC  27605-1724 – Mr. Aycock stated he represents the Cameron Park community, which has been discussing these issues with the developer for months.  Their neighborhood association has a specific Development Committee within their group.  The discussions culminated in a neighborhood meeting last week where a long discussion resulted in two actions:  (1) adopt the recommendations from the Development Committee, and (2) endorse the consensus principles of the neighborhood as a staging point for discussion.  Mr. Aycock distributed copies of the recommendations of the Neighborhood Development Committee:

RECOMMENDATIONS FOR THE BOLTON REZONING FROM THE

NEIGHBORHOOD DEVELOPMENT COMMITTEE (Z-11-2010) SEPT 24, 2010

The Committee recommends these additional conditions:

Phase 1 – East of Ashe Ave.

Open Space – A minimum of 10% of the site area should be open space that is accessible to the public.  This will include lawns, greens, planted areas and plazas.  An additional 10% of the site area will be private open space for use by the residents.  This will include courtyards, roof decks and pool areas.

Pedestrian Connection – A public pedestrian walkway, connecting Morgan Street to Ashe Ave. will be 8 ft. in width, within a landscaped area a minimum of 20 ft. in width.  The minimum square footage of this pedestrian corridor will equal the current square footage of the existing Whitley Street right-of-way.

Building Massing – Development on the east side of Ashe (excluding the Wakefield Ave parcel) shall consist of no less than 3 buildings.  No building within Phase 1 will be larger than 50% of the total square footage of the buildings in Phase 1.

Phase 2 – West of Ashe Ave.

Open Space – A minimum of 10% of the site area should be open space that is accessible to the public.  This will include lawns, greens, planted areas and plazas.  An additional 10% of the site area will be private open space for use by the residents.  This will include courtyards, roof decks and pool areas.

Building Massing – Development on the site west of Ashe Ave. shall consist of no less than 2 buildings.  No building within Phase 2 will be larger than 65% of the total square footage of the buildings within Phase 2.

Density – The Residential Density on the west side of Ashe Ave. Shall not exceed 60 units per acre.  Retail square footage shall be a minimum of 4,000 sf and a maximum of 8,000 sf.

Street Layout – The intersection of Park Ave. and Hillsborough St. shall be restored to its prewar alignment.

Implementation:

The president of the Cameron Park Neighborhood Association shall designate 3 persons from the Development Committee to serve as a negotiating team to negotiate with the developer and representatives from the other neighborhoods in the area.

He said they met with the developer again yesterday afternoon.  Included in their consensus principles is the issue of the TIA.  The neighborhood wants a TIA conducted, and he asked that the Committee request that as a condition.  Another issue on their consensus list relates to building massing.  What Mr. Van Dyk agreed to is what neighborhood requested.  They talked about open space and the neighborhood's recommendation was 10% public space (real public), 10% private space (for use of residents and their guests), plus an additional 10% if Whitley Street was closed.  The condition the developer came up with was 10% private and an additional 10% if Whitley Street was closed.  The pedestrian connection was on their list as well, with an eight foot sidewalk.  They requested a connection width of 20 feet but the condition that resulted calls for an average width of 20 feet.  With regard to open space on for Phase II west of Ashe Avenue, they suggested 10% public and 10% private, but discussion resulted in 5% public and 5% private instead.  The Development Committee recommended a density of 60 units per acre, with retail at a 4,000 square foot minimum and 8,000 square foot maximum.  The developer saw advantages to more retail, so the applicant did not agree to their suggested maximum of 8,000 square feet.

Mr. Aycock distributed copies of a street layout prepared by architect Kimberly Sirhan of Coaly Design.  The residents want to minimize cut-through traffic through their neighborhood.  There are internal stop signs in the neighborhood, but people do not obey them.  The residents believe there should be parking on both sides of Hillsborough Street, cutting down the lanes there, and extending a divider on Hillsborough Street from the roundabout to West Park Avenue so there could not be turning from within Cameron Park driving from the Capitol to the Fairgrounds.  The proposed reconfiguration of Park Avenue is shown on the drawing, but their written recommendation is to restore it to its pre-WW II alignment.  The Cameron Park residents want something good to happen on that tract, and the current zoning would allow not-so-good things to happen.  Mr. Aycock believes this development is heading in the right direction, and it could be good for the whole area.
Betsy Kane, 804 West Morgan Street, Raleigh, NC  27603-1630 – Ms. Kane stated she is a planner.  She referred to the "timeless principles of urban design" and said those principles are what should be used to determine whether proposals are good or bad.  The City of Raleigh is project-driven, and needs to go back to neighborhood districts and neighborhood-wide principles of urban design.  Ms. Kane was representing Cameron Park, Cameron Village, West Morgan and Pullen Park.  She listed 11 principles of urban design, then made a PowerPoint presentation including the following slides:  traffic impact analysis (an independent TIA done by a professional engineer is needed for Phases I and II together); parking management; suburban approach of providing exclusive on-site lots and decks for every use cannot work on an urban development site (maximize on-street parking opportunities and avoid single-use exclusive parking lots); active ground-floor uses along all public streets (no throw-away streets; take advantage of quiet backwaters to make great residential streets; 712 Tucker Street as an example of a bad building back; row houses fronting a street as a good example); active streetfronts; green space (meet green space needs of residents on-site; match or exceed the development pattern in the area for the amount of green space per unit [450-600 sf of ground space per dwelling]; replace massive amounts of single-use parking with green space [cannot have both]); building heights of 45 feet and 70 feet as submitted, showing how they relate to the building height of existing building fronts; heights (limit to three and four stories; heights should be related to street width with a ratio of about 1:1.5 maximum height:width for best result); Whitley Street (should remain a public street; should be extended to Ashe Avenue with measures to control turning movements and/or through traffic on Ashe Avenue; design project around public street network; most walkable places have "highest intersection density"); massing and layout (break up groupings of apartments into multiple buildings and masses – no monoliths; do not have it look like "it all came from the same brain"); mix of housing types (not just rental apartments; significant proportion of ownership products – have a dining room in every unit; design units for long-term occupancy; to accommodate multiple income levels, have a variety of sizes and layouts; variety of interior finishes; cited Bishop's Park and Cameron Court as a good examples; urban housing for families w/children); and "Less like Glenwood South, More Like Five Points."

Bob Geary, 202 East Park Drive, Raleigh, NC  27605-1714 – Mr. Geary said he was part of the consensus group that drew up the principles for Cameron Park.  He supports everything that was just said.  Sixteen people worked on the document and foregoing presentation.  They anticipated that the developer FMW would want to come to table and talk about the project, so they came up with standards for judging the project.  However, no project has been brought forward.  There are two tracts east and west of Ashe and two rezoning cases for each tract, for a total of four.  Phase I has a few sketchy details of what might be placed there.  Mr. Geary asked how conditions could be placed on a project that has not been presented.  He said he will address Phase II, which is even less detailed.  A few conditions were presented on the fly today.  One of the rezoning requests is for Industrial-2 zoning.  There is a long list of allowable uses under Industrial-2, including any and all retail, so if that rezoning is approved, any and all retail will be allowed on Phase II west of Ashe Avenue.  There is no maximum square footage of retail on Phase II; the developer could even put a strip mall there.  A second rezoning for a PBOD is being sought simultaneously, which will allow up to 320 units per acre of residential use.  The combined rezonings give unlimited retail and unlimited residential.  No concept plan has been offered.  Very little is required in a PBOD; the City Code merely states what is wanted as a minimum, not a maximum.  He looked up the site plan for 712 Tucker Street and learned that the official open space designation is 20%.  Anyone walking by or around that building can see there is not one square inch of open space, yet it measures officially at 20%.  This case should not go forward with Phase II as part of it.  Two of the four rezoning applications are virtual blank slates.  The applicants have made it clear they have no plan for Phase II or any idea what should go on the Hillsborough Street frontage.  Mr. Geary suggested encouraging the applicant to sever Phase II from the case, make a good project out of Phase I, and offer a good concept plan.
Sue Adley-Warrick, 128 Ellington Oaks Court, Raleigh, NC  27603-1686 – Ms. Warrick stated she seconds Ms. Kane's and Mr. Geary's remarks.  Mr. Aycock already spoke to the need for a TIA.  Ms. Warrick showed a slide of three intersecting circles to illustrate the location of the site, the three surrounding neighborhoods, and the impact this project it will have on the residents of those neighborhoods.  She talked about Phase I and said the neighbors are excited it is proposed for development.  However, the case as conditioned now is not quite ready to go forward.  Ms. Warrick showed a slide illustrating the current zoning and said Whitley Street should be maintained as a public street.  She showed a slide of examples of Streetscape and Parking Plans for Peach Street, Cameron Village and Glenlake Office Park, stating it is not unprecedented to bring such plans forward and they make it easier to visualize what the arrangements will be.  She showed slides of various transitions and heights proposed, and how they will look next to the existing buildings, including the house at the corner of Wakefield Drive and Ashe Avenue (109 Ashe Avenue); Ashe Avenue behind the Wakefield Drive parcel, and 913 West Morgan Street.
Ana Duncan Pardo, 804 West Morgan Street, Apt W3A, Raleigh, NC  27603-1609 – Ms. Pardo stated she is Chair of the Hillsborough CAC.  They believe this rezoning application is incomplete and unacceptable as written, and the new conditions offered today reflect that.  The neighborhoods worked together for nine months while the application changed constantly.  The application lacks important data.  This site is a gateway to Downtown Raleigh and intersects three major neighborhoods.  Ms. Pardo is disappointed by the absence of meaningful changes to address concerns from West Morgan, Pullen Park and Cameron Park.  Changes that have been made are minute and dismissible.  The applicant's response to the 11 principles of urban design has been lukewarm.  The residents have been waiting to see significant movement toward what neighborhoods want, but have not seen it yet.  Green space, off-site parking, and parking management have not been addressed.  What the applicant is offering is murky and vague.  Ms. Pardo said the Hillsborough CAC recommends the Committee not approve this rezoning.
John Farnum, 213 Park Avenue, Raleigh, NC  27605-1834 – Mr. Farnum said he lives in Pullen Park and is representing the neighborhood because the Chair of their association could not attend today.  Pullen Park is basically in the midst of this project because it defines the northeast corner of their neighborhood and touches on other areas as well.  There are three issues of great importance to them.  The first is transitions.  Mr. Farnum said the slide of 109 Ashe Avenue is a good example, as is the slide of Ashe Avenue behind the Wakefield Drive parcel.  He used the slides to show why the proposed heights will not be appropriate transitions to the existing residences.  Traffic is the second issue.  The streets in Pullen Park were platted over a century ago.  They were not meant to handle the existing traffic, much less traffic from this proposed development.  Mr. Farnum said they strongly urge that a TIA be conducted before any decision is made with regard to the rezoning petition.  The third issue is Whitley Street.  They have discussed and endorsed the extension of Whitley Street.  In light of the applicant's declared three buildings in Phase I, it makes perfect sense to extend Whitley Street, and it might lead to more vertical mixed use.  Whitley Street has a 50 foot right-of-way and was recently resurfaced; it is perfectly usable as is.  Mr. Farnum asked that a TIA be conducted so they would have an idea how proposed development will affect their neighborhood and what action(s) might be taken to mitigate any adverse impacts on their neighborhood.
Mack Paul, Esq., K&L Gates, 4350 Lassiter at North Hills – Suite 300, Raleigh, NC  27609-5793 – Mr. Paul said he does not disagree with a lot of what was said today.  Many of the principles are good, and they are struggling to incorporate those principles into specific conditions.  It is true they do not have a project, because this is a rezoning case.  The issues discussed today will be dealt with at the site plan level.  The building footprint for Phase I is substantially smaller than that for 712 Tucker Street.  This project will have an active street level, while 712 Tucker Street has no active use.  They have addressed accessible public open space.  They have added conditions to adhere to the aspects of urban development, and more specifics will evolve during the site plan process.

Extensive and detailed discussion ensued regarding the rezoning request, including discussion of the conditions, the streetscape and parking plan, open space, building materials, building facades, and the pedestrian walkway.  It was suggested it might be necessary to schedule a special meeting to continue discussion of this rezoning request before the City Council meeting next Tuesday.
Jim Zanoni, Manager of FMW at Hillsborough & Morgan, LLC (no address provided) – in response to various questions, Mr. Zanoni stated they recommended that the vertical visual match the street level.  He pointed out there is no EIFS, no vinyl, and there are breaks in the building façades.  He asked if they could add screening conditions for the pedestrian pathway, which will probably be on the north side of the property because it has the least grade differential.  They are also proposing that the bicycle pump and station be located there.  The second option is a more centrally located path, but the grade is more severe and there would be a vertical change there, and steps.  There would be parking below and residential above as one faces Ashe Avenue from Morgan Street.  He agreed the Wakefield parcel will be withdrawn from the rezoning request and revisited another time, that there will be no retail above the ground floor in Phase II, and that there will be on-site parking for Phase II.
MR. GAYLORD DEPARTED THE MEETING AT APPROXIMATELY 5:00 P.M.

Chairman McFarlane summarized the additional suggestions made during today's discussion:  a TIA will be conducted as part of the rezoning; the applicant agrees that any increased traffic capacity needs identified in the TIA will not be mitigated by street widenings; the pedestrian walkway to adjacent development will be no more than one level above parking; screening for buildings along the pedestrian pathway will conform with screening for parking; Phase II will be limited to retail on the first floor and all parking for that will be on-site; the word "may" will be changed to "shall" in the second sentence of "Vehicular Parking Areas" on page 12 of the SSP Plan; the word "general" will be added before "public" in conditions (o) and (p); "including but not limited to lawns, greens, planted areas, pathways and plazas" in conditions (o) and (p) will be changed to "including at a minimum lawns, greens, play areas, planted areas, pathways, plazas or other similar areas"; vertical façade will be 50% active use frontage on Wakefield Avenue and 75% active use frontage on Hillsborough Street and Morgan Street; the Wakefield parcel will be withdrawn from the rezoning request; and the Park Avenue alignment will be adjusted in Phase II.
Mr. Stephenson said he would prefer that the pedestrian path be more centrally located.  Mr. Van Dyk reminded him of the grade issue if the path is more centrally located, but assured him that one level of parking with screening and residences above will apply no matter where the pedestrian path is placed.
SPECIAL MEETING

Without objection, Chairman McFarlane announced that the Comprehensive Planning Committee would meet next Tuesday, October 5, 2010 at 9:00 a.m. in the City Council Chamber (or whatever space is available) to discuss rezoning Z-11-10.
ADJOURNMENT
There being no further business before the Comprehensive Planning Committee, Chairman McFarlane announced the meeting adjourned at 5:14 p.m.

Leslie H. Eldredge

Deputy City Clerk
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